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Key Takeaways

• Job losses in key industries and high housing costs and property taxes are 
leading to a loss of its working age population, resulting in stagnant population 
growth.

• Long Island’s high housing costs are largely a result of insufficient housing 
production over the past several decades.

• Multifamily housing production on Long Island has lagged behind regional 
competitors and is not affordable to large sections of the region’s population.

• Young adults are most impacted by these trends and are more than twice as 
likely to live with parents or other older relatives when compared with the 
national average.

• These trends are resulting in a weaker overall housing market, driving residents 
to leave Long Island.
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Op-Ed: Give Millennials Housing Options
They Need to Stay Here
BY NANCY RAUCH DOUZINAS (HTTP://WWW.LONGISLANDINDEX.ORG/AUTHOR/NANCY-RAUCH-DOUZINAS/), MARCH 8,

2016 IN HOUSING (HTTP://WWW.LONGISLANDINDEX.ORG/CATEGORY/HOUSING/)
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Long Islanders want more housing options, and the economic growth of the region

requires them. The good news is that two recent studies by the Long Island Index

(http://www.longislandindex.org/), a project of the Rauch Foundation, highlight the specific

challenge and reveal a way to overcome it.

Two dramatic shifts in housing needs have emerged that necessitate change. The first is

that an increasing number of Long Islanders are looking for alternatives to the traditional

single-family home for which Long Island is world-renowned. The second is that without

those choices young people are leaving Long Island at an alarming rate, and the trend is

projected to increase.

In December the Long Island Index released a public opinion survey that explored attitudes

about housing among residents of Long Island and compared their views with those of

other nearby suburbs. The report (http://www.longislandindex.org/data_posts/housing-

choice-and-affordability-on-long-island-beyond/) containing those results revealed that,

for Long Islanders, concerns about paying their monthly housing costs have reached an

all-time high: 62 percent of Long Island residents say that it is somewhat or very difficult

to pay their rent or mortgage compared to 52 percent of residents in New Jersey suburbs

and 58 percent of those in the northern suburbs of New York and Connecticut. In addition,

35 percent of Long Islanders aged 18 to 34 say they’re living with their parents or a

relative.

According to the survey, 72 percent of Long Islanders rate young people leaving as a very

or extremely serious problem compared to 44 percent of suburban New Jersey residents

and 50 percent of those in the northern suburbs of New York and Connecticut.

Along with those worries, the report highlighted two trends that are quite dramatic: first,

a sea change is occurring in the housing options that Long Islanders prefer; second, the

vast majority of Long Island’s young people say they are likely to leave because of our

housing costs here.

At present 15 percent of Long Islanders live in an apartment, a condominium or a

townhouse, but in five years 29 percent say they want to live in one of those options. In

addition, 69 percent of Long Island residents aged 18 to 34 claim they are somewhat or

very likely to leave Long Island in the next five years. That finding is all the more striking,

given that our population in that same age group has already dropped 16 percent from

1990 to 2014.

The most recent Long Island Index report, issued earlier this month, explores the challenge

further and proposes ways to address it that match Long Islanders’ stated preferences.

This report (http://www.longislandindex.org/data_posts/long-islands-needs-for-

multifamily-housing-measuring-how-much-we-are-planning-to-build-vs-how-much-we-

need-for-long-islands-future/) was conducted by the Regional Plan Association and HR&A

Advisors. It found an enormous gap between the multifamily housing planned and needed

on Long Island.

In the next 15 years 94,000 housing units would be needed, and, given changing housing

preferences, 72,000 of those units should be in “walkable” mixed-use areas.

Fortunately, the report includes three cases studies that demonstrate that modest

changes in zoning regulations could allow enough housing to eliminate the gap. The case

studies focus on the Village of Babylon, the Hamlet of Hicksville and the Village of Valley

Stream.
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BY WILL JAMES
will.james@newsday.com

Hamptons residents are
being forced to live in the
spare rooms of friends and rel-
atives — and even tents in
some cases — as landlords
trade their year-round tenants
for seasonal vacationers will-
ing to pay hundreds of dollars
a night or thousands a month
to summer on the East End.
Housing officials said the
seasonal rental trend is wors-
ening an already serious af-
fordable-housing shortage
and is pushing year-round res-
idents to less-pricey communi-
ties in Riverhead and Brook-
haven towns, adding more
commuters to traffic conges-
tion on South Fork roadways.
Drew Charles, 47, an East
Hampton carpenter who creat-
ed a Facebook group in 2013
to connect Hamptons renters
with available homes, said the
housing crisis has eroded
what was a tight-knit commu-
nity of South Fork locals —
fishermen, tradespeople, retir-
ees, middle-class profession-
als and service-industry work-
ers who lived and worked
there year-round.
“It’s not a community any-
more,” he said. “It’s a vacation-
land.”

TOPSTORIES

We’re
overwhelmed

bymoney.
Manhattan
is coming to
Montauk.”
—RayGiannantoni,
whoworks in the fishing
industry inMontauk
and lost his apartment
when the buildingwas
converted to
seasonal rentals

You’ve
got to

prettymuch
have a
million
dollars out
here to own
a house.”
—David Lundeen,
above and at right, a
Montauk fisherman
who lived in a tent for
sixmonths after he
was unable to find an
affordable rental home

LOCALS
LOSE OUT
❛

HAMPTONSHOUSING

High-priced vacation rentalmarket
spurs landlords to spurn year-round tenants
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costs and neighborhood opposi-
tion to development.
Tuckahoe residents sued
Southampton officials last year
after the town board approved a
28-unit affordable housing apart-
ment complex. The lawsuit is
pending. The Wainscott school
board has voiced opposition to
the efforts of a nonprofit devel-
oper seeking to build 48 afford-
able apartments in East Hamp-
ton, fearing an influx of students
into the district’s small school-
house, which has 15 students in
kindergarten to third grade.
“Not only did we have to deal
with the NIMBYism, but be-
cause we’re the Hamptons and
there’s moneyed NIMBYism
here, we now have to deal with
an Article 78 that we have to de-
fend with taxpayer dollars,”
Southampton Town Supervisor
Anna Throne-Holst said of the
Tuckahoe case, using an acro-
nym for “not in my backyard,”
and referring to a state law that
allows appeals of state and local
government decisions.

Shortage of workers seen
Throne-Holst,who isplanning
a regional summit on housing
this summer, said the lack of af-
fordable year-round homes has
made it difficult for Hamptons
businesses, schools and hospitals
to find workers and for fire de-
partments to recruit volunteers.
East Hampton Town officials
and developers created 550 units
of affordable housing between
1980 and 2010, but demand has
far eclipsed that, said Town Su-
pervisor LarryCantwell.
“It’s a critically important
issue out here,” he said.
The supply-and-demand im-

balance led Montauk fisherman
David Lundeen, 26, to pitch a
tent in the hamlet’s tick-infested
woods two years ago after he
was unable to find a rental. He
said he camped out for six
months, careful to avoid detec-
tion by neighbors and police.
“There’s the constant worry
of getting caught, because if you
get caught you get arrested,”
Lundeen said. “I don’t want that
label of being a hobo.”
Several residents said the rent-
al housing shortage is most
acute in Montauk, which has un-
dergone a rapid change over the
past five years from a quirky fish-
ing and surfing hamlet to a high-
priced Hamptons destination.

Ray Giannantoni, 61, who has
lived in Montauk for 45 years,
was drawn from Yonkers as a
teenager by the prospect of
working on fishing boats. Hous-
ing was always scarce, but he
said it has all but disappeared,
especially since restaurants
and hotels began snapping up
rentals for their staffs.
Giannantoni, who lived in
Gibbs’ complex, said he found
a new rental — for $1,000 a
month — days before work
started to convert the apart-
ments into a lakeside resort.
“We’re getting pushed out,”
Giannantoni said of year-round
renters. “We can’t afford to stay
and we can’t afford to leave.”

Emily Campbell, a mother of
two who lives in Springs, said
she can’t afford to wait for a
lucky break. For the past two
years, she and her boyfriend
have rented together in the win-
ter, but separated and moved in
with their families each summer.
At the end of the month,
Campbell, 26, said she is pack-
ing up her car and moving with
her boyfriend and children to
North Carolina. She said the
state reminds her of how East
Hampton used to be.
“I don’t want to leave my
friends. My daughter doesn’t
want tohave to leaveher school,”
Campbell said. “But at this point,
wedon’t have an option.”

TENANTS from A2

Percentage of summer homes in the Hamptons

East Hampton Town 54% (11,366 homes)

Southampton Town 42% (17,396 homes)
Median home sale prices, January-March 2015

Hamptons (Amagansett, East
Hampton, SagHarbor,Wainscott
and others)

$920,500
North Fork (Aquebogue,Mattituck,
Orient, Southold and others) $465,000
Rest of Long Island $360,000Sources: Suffolk County Planning Department;

2010U.S. Census;Miller Samuel Inc.

A28

TOPSTORIES

Percentage of people below
the poverty level, 2007-2011
(of Long Island’s 13 towns)

1) Riverhead 9.3
2) East Hampton 7.6
3) Southampton 7.4
4) Brookhaven 6.6
5) Babylon 5.9
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Heroes
honored
Boy Scout Troop
74 participates in
U.S. Gravesite
Flags Placement
Day at Calverton
National Cemetery
yesterday.

Employmentads
inSectionJ

The landlords can getmoremoney for
less time and less impact to their homes”

by turning them into season rentals instead
of year-round.
—Curtis Highsmith Jr., director of the nonprofit SouthamptonHousing Authority

Locals lose out
in Hamptons

THE LAND OF PLENTY AND WANT
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Reprints
This copy is for your personal, non-commercial use only. To order presentation-ready copies 

for distribution to colleagues, clients or customers, use the Reprints tool at the top of any 
article or order a reprint of this article now.

NY Fed president to LI: Keep 
innovating, focusing on housing near 
LIRR
November 24, 2015 By JAMES T. MADORE   james.madore@newsday.com

William Dudley, president of the New York 
Federal Reserve Bank, speaks with 
students, faculty and invited guests on 
Nov. 20, 2015, at Hofstra University. 
(Credit: Audrey C. Tiernan) 

New York's top banker said Long Island's 
leaders should continue to back apartment 
housing near LIRR stations and efforts to 
commercialize inventions from research 
laboratories to boost the local economy.

William C. Dudley, president of the Federal 
Reserve Bank of New York, made his remarks 

about the Island's economy during a Newsday interview Friday, while he toured the region. He 
said he was struck by the multitude of local governments and the $1,300-per-month rent on a 
studio apartment.

The Island is part of the bank's district, which encompasses New York State, Puerto Rico, the 
U.S. Virgin Islands and portions of New Jersey and Connecticut.

Dudley is the No. 2 person, after Fed Chair Janet Yellen, on the Federal Open Market 
Committee, which sets short-term interest rates. Here are excerpts from the interview:

Status of the L.I economy

It's doing very similar to the country as a whole . . . The unemployment rate on Long Island is 
about 4.5 percent [in September], which is pretty low� the national average is [about] 5 percent 
[in September] . . . Where Long Island lags a little bit behind is the housing recovery, [which] 
has been more modest . . . [and] there still is a little bit more financial distress in terms of 
mortgage delinquency rates.

Lack of opportunity for 

minorities, immigrants

http://www.newsday.com/business/ny-fed-president-to-li-keep-
innovating-focusing-on-housing-near-lirr-1.11157896

Page 1 of 4Newsday.com
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EXECUTIVE SUMMARY 

Long Island is an expensive place to live. On the surface, this would seem to be true of the entire NY 
metro suburban area. But that is not how it seems to Long Island residents who report somewhat greater 
difficulty than residents of the other two suburban NY metro areas in meeting their housing costs. They 
are also more concerned about the flight of young people and family members. They complain to a 
greater degree about high property taxes.  And they are more concerned about a lack of affordable 
housing on Long Island.  

Long Island has become a more expensive place to live over time. The number of Long Islanders who 
report that it is difficult to meet their monthly housing costs has increased steadily since the Long Island 
Index first started tracking this question in 2004. It is also a more expensive place to live for renters than 
homeowners and for residents of low-income than affluent households. The high cost of life on Long 
Island is coupled with a decline in the quality of local jobs, as documented over time by the Long Island 
Index.  

The high cost of life on Long Island continues to fuel a desire to leave. This intention is most pronounced 
among those aged 18 to 34 and their parents’ age group (50-64). Residents of all three suburban NY 
metro areas say they plan to leave but this seems more jarring on Long Island where residents report a 
far stronger local identity, rate Long Island more positively as a place to live, and believe their area has a 
stronger sense of community. Thus, even though equal numbers of residents in all three regions think 
they might move in the next five years this entails a greater loss for Long Island residents who are very 
attached to Long Island as a place to live.  

Long Island is dominated by single family homes to a greater degree than either of the other two 
suburban areas, contributing to its high housing costs. Multi-family housing options such as apartments, 
townhouses, and condos, can be less costly than a single-family home to rent or buy. And these options 
are more plentiful in the NJ and NY/CT suburbs as documented by residents interviewed in the current 
survey. The shortage of more affordable housing options on Long Island is most acute for low income 
residents of whom almost 10% live in a room or apartment within a single-family home.  

When Long Islanders look ahead, however, they expect something different than the current housing 
supply.  Five years from now, many fewer Long Island residents expect to live in a single family home and 
many more expect to live in a condo, townhouse or apartment. Indeed, if residents were able to follow 
their preferences, Long Island would look like current suburban areas in NJ and the northern NY/CT 
suburbs five years from now. There would be a sharp increase in the number of apartments, condos, and 
townhouses resulting in a shift from 15% who currently live in this type of housing to roughly double this 
number (29%) in 2020. This desire for many more multi-family housing developments on Long Island 
represents a singular challenge to local governments, planners, and developers.  

Residents of all three regions also support other options that would make local housing more affordable. 
A majority support a change in zoning laws that would make it easier to install a rental apartment in a 
single-family home and an increase in residential units in local downtowns.  

 

 

  



Long Island Index Survey 
 

6 

Lack of Affordable Housing  

Long Island residents view a lack of affordable housing as a more serious problem than residents of the 
other two suburban NY metro areas (New Jersey and northern NY and CT).  60% of Long Island 
residents said it was a very or extremely serious problem compared to 49% of those in the NY/CT 
northern suburbs and 47% of residents of the NJ suburbs. This perception was widely shared across age 
groups, income level, education, and among homeowners and renters.  

Figure 5: How serious a problem is the lack of affordable housing in your county (Q4)?  

    

Young People Leaving 

There are regional differences in concerns about the flight of young people who move to areas with more 
affordable housing. Long Island residents regard this as a more serious problem than do residents of the 
other two areas. The differences are striking: 72% of Long Islanders rate young people leaving as a very 
or extremely serious problem compared to 44% of NJ residents and 50% of residents in the NY/CT 
northern suburbs.  

On Long Island, concerns about young people leaving are shared widely among people of different 
education, income levels, and other backgrounds. The one exception is young people who are somewhat 
less concerned about this than older residents. Among those aged 18-34, 61% considered young people 
leaving a very or extremely serious problem compared to 76% of those aged 35-49, 74% of those aged 
50-64, and 78% of those aged 65 and older. Nonetheless, people of all ages express greater concern on 
Long Island than in the other two NY metro areas.  

There is also substantially greater concern among residents of Long Island than other areas about family 
members being forced out because of high housing costs: 48% of Long Island residents are very 
concerned about this compared to 38% of residents in the two other NY metro regions. This concern is 
linked to length of residence on Long Island. Among those who have lived on Long Island for less than 10 
years, 36% years say they are very concerned compared to 52% of those who have lived on Long Island 
for more than 10 years, and 47% of those who lived on Long Island for their entire life.  

  

14%

21%

27%

33%

28%

33%

NJ Counties

NY/CT Counties 

Long Island

Extremely Serious                Very Serious                     

49%

47%
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Richest(Communi.es(on(Long(Island(and(in(Westchester(
Experiencing(Demographic(Collapse

of(Young(Adult(Workforce

A(Report(by(Alexander(Roberts,(Execu.ve(Director
Community(Housing(Innova.ons,(Inc.

February((25,(2014

Background

For$over$20$years,$business$and$good$government$groups$on$Long$Island$and$in$
Westchester$County$have$warned$of$dire$consequences$of$the$exodus$of$their$young$
workforce$due$to$increasingly$expensive$singleBfamily$houses$and$suburbia’s$resistance$
to$mulDfamily$housing.$$They$call$it$the$“Brain$Drain.”$

The$Long$Island$Index$2012$Profile$Report$noted$that$the$number$of$young$adults$on$
Long$Island$had$declined$by$12$percent$since$2000,$far$more$than$the$declines$of$6B8$
percent$in$northern$New$Jersey,$the$Hudson$Valley$and$southwestern$ConnecDcut.

According$to$American$Community$Survey$data$published$by$the$U.S.$Census$Bureau,$
the$populaDon$loss$of$25B34$year$olds$since$2000$is$12.43$percent$in$Nassau$County,
12.74$percent$in$Suffolk$County,$and$12.83$percent$in$Westchester,$which$compares$to$a $
gain$naDonwide$of$2.76$percent.$$$However,$a$closer$look$shows$that$the$declines$in$
these$three$counDes$are$far$from$uniform—and$the$highest$losses$of$25B34$year$olds$are $
concentrated$in$the$most$wealthy,$least$diverse$municipaliDes.$Losses$in$the$35B44$year$
old$cohort$are$generally$smaller$in$the$most$exclusive$suburbs$but$are$sDll$significant.$$
The$loss$in$Nassau$County$for$35B44$year$olds$is$$13.7$percent,$14.8$percent$in$Suffolk,$$
and$14.4$percent$in$Westchester$County.

A(Demographic(Collapse?

The$greatest$populaDon$losses$of$25B34$year$olds$since$2000,$based$upon$the$U.S.$
Census$Bureau’s$American$Community$Survey$(2007B2011),$are$in$the$least$diverse$
communiDes$with$the$most$expensive$housing,$which$happen$also$to$be$those$that$have$
almost$no$affordable$mulDfamily$housing.$$$The$exodus$of$mostly$White$and$educated$
workers$represents$triple$and$even$quadruple$the$county$averages.$$

$ $ $ $ 25M34$$ 35M44
Kings$Point$$ $ $ B58%$$ $ B10%$ $
Westhampton$$ $ B57%$ $ B45%

1

Change(In(Age(Cohort(for(Nassau(and(Suffolk(
Coun.es(between(2000(and(2007M2011((ACS)



Workers struggle in Hamptons playground for rich

Frank Eltman, The Associated Press 7:30 a.m. EDT July 13, 2014

SOUTHAMPTON, N.Y. (AP) — This is a town where people are so rich that a $2 million home can be a
handyman's special. A town where the thrift shop is stocked with donations of designer dresses and handbags.

But Southampton, with its privet hedges, pristine beaches and some estates costing tens of millions, also is
where 40% of children get free or reduced school lunches, where a food pantry serves up to 400 clients a
month and where some doctors and nurses share homes owned by the local hospital because they can't afford
to buy or rent.

Studies show the wealth gap separating the rich from everyone else is widening, and few places in the country
illustrate that as starkly as Long Island's Hamptons — America's summer playground for the haves and havemores, where even middleclass workers
struggle with the high cost of living.

"We have a tremendous amount of millionaires who live 3 miles from the food pantry, and they really have no idea that there's a need in this community,"
said Mary Ann Tupper, who retired last month after 21 years as the executive director of Human Resources of the Hamptons, a charity that assists 6,000
people annually through its food pantry and other services for the working poor.

"In the summer they're working and everything is pretty good, but come the winter, all the nannies, the gardeners, the pool people, all those people are
out of work, and then there's no money," Tupper said. "The income disparity is tremendous."

Kerry Lewendoski, who succeeded Tupper, adds: "The people aren't just coming here to work in the summer. They live here; they have established
homes and kids enrolled in the schools. Southampton is their home, and they still have trouble getting by."

Located on southeastern Long Island 80 miles from New York City, Southampton is one of several towns and villages stretching east along 40 miles of
the Atlantic Ocean that collectively are known as the Hamptons. Census figures showed a 2010 population of 57,000 and a median income of $78,815.

But statistics in the Hamptons are an elusive notion, since many of the summertime denizens with their multimilliondollar incomes identify themselves as
residents of New York City or elsewhere. In the first quarter of 2014, the average selling price for a home in Southampton town was $1,845,431, though
some oceanfront estates go for over $100 million.

Celebrities spotted hanging out in the Hamptons include Christie Brinkley, Rachael Ray, Kelly Ripa and Howard Stern, among other members of high
society in New York and elsewhere.

Many of those who work in the Hamptons — painters, landscapers teachers, even journalists — live west of the region in suburban Long Island and
commute as many as three hours roundtrip daily. From early spring to late autumn, the one primary road in and out of the Hamptons is jammed most
mornings with pickup trucks and vans filled with tradespeople headed east.

"There's tons of work out here because this is where the money is," David Hahn said while trimming 16foot hedges on a 10acre Southampton estate
where he has worked for two decades. His 30mile commute sometimes takes up to three hours roundtrip.

Kimberly Piazza is a secretary in her husband's sod business and lives in the North Sea community in Southampton town, several miles north of the
oceanfront estates. Coming out of the local general store, she said local milk prices are as high as $5.99 a gallon and eggs sell for up to $4 a dozen —
nearly double what those staples cost elsewhere on Long Island. Gasoline prices are 50 cents to a dollar more a gallon at most stations in the Hamptons.

"The image is that we're all pretty much rich, hoitytoity, welltodo people," she said. "And while you do have some of those people, a majority of us are
still working class."

At Southampton Hospital — the region's primary medical facility that has 25,000 emergency room visits annually — administrators wrestled for years with
staffing shortages because qualified applicants could not afford the cost of living.

The hospital has since purchased three houses nearby and allows 17 nurses to live there as part of their compensation package, said spokeswoman
Marsha Kenny. A similar program exists for resident doctors, with a goal to keep some working fulltime at the hospital when they complete their training.

Last month, over the objection of neighbors, the town board unanimously approved a plan to build a 28unit apartment complex, in part to provide
affordable housing for people who work in the area.

(Photo: John Minchillo, AP)
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  eConomiCS
DESCRiPTion

Tracking 
number

Topic Tactic [Action] mechanism for 
implementation

Supporting 
entities 

Econ 

001a

Sustainability 

Index

Continue and expand upon the “green-label” system as implemented in “ A 

Greener Southampton”. Build upon the existing “A Greener Southampton” 

business and  public education reuse and recycle consumer campaign.

Initiative / Pilot Town Business 

Advisory Council 

Econ 

001b

Sustainability 

Index

Use Town’s purchasing power to support sustainable businesses and create 

demand for sustainable products, including recycled and regional products 

and local food. Strengthen existing local purchasing preferences

Program Business 

Management

Econ 

002a

Green Business 

Development

Identify ways to support the development of green businesses, and increased 

sustainability in the commercial sector, by  convening  stakeholders 

from local businesses, the workforce, construction trades,, and training 

providers to discuss green jobs, hiring projections, training resources and 

needs, standards and certifications , barriers, etc. Follow up with a set of 

recommendations that may be added to this sustainability plan.

Public / Private 

Partnership

Local Businesses

Econ 

002b

Green Business 

Development

Help facilitate or research funding sources for a sustainable business 

incubator within the Town limits to promote new sustainable business start-

ups, connect financial investors,  and promote clustering of sustainable 

businesses

Public / Private 

Partnership

Local Businesses

Econ 

002c

Green Business 

Development

Develop a system to qualify commercial business applications for expedited 

review and application assistance based on sustainable features.

Program Local Businesses

Econ 

002d

Green Business 

Development

Support the growth of local food production businesses by evaluating the 

schedule of permitted uses to potentially increase the locations where 

certain food processing businesses may be located, and consider siting 

criteria for uses found to be appropriate 

Evaluation Local Businesses

Econ 

003

Resource 

Sharing

Organize, promote, and support a Town of Southampton (or East End) Green 

Economic Symposium in order to encourage local sustainable businesses 

to share resources, information, and best practices to foster their mutual 

economic growth and development.

Public / Private 

Partnership

Local Businesses

Econ 

004a

Affordable 

Housing

Pursue grant opportunities that will enable the Town to provide free energy 

and water audits and implementation guidelines in affordable year-round 

housing units to reduce utility costs

Program Office of Energy 

and Sustainability, 

Housing Authority

Econ 

004b

Affordable 

Housing

Increase efforts to provide workforce housing, including Town Board 

oversight of workforce housing initiatives.  Seek alternatives with private/

public partnerships.

Program Housing Authority

Econ 

004c

Affordable 

Housing

Create a Task Force on rental housing to identify and address barriers to the 

development of affordable rentals.  Include a range of stakeholders in this 

effort.

Program Housing Authority, 

Land Management

Econ 

005a

Sustainable 

Economy

Develop a strategy to actively support the development of a vibrant 

agricultural industry, focusing on food prodcution and organic products 

wherever possible. 

Educational 

Campaign

Green Committee

Econ 

005b

Sustainable 

Economy

In cooperation with other local municipalities and business community, 

explore heritage area linkages of small-scale attractions.

Educational 

Campaign

Local municipalities

Econ 

005c

Sustainable 

Economy

Link Sustainability index to “sticker program” to indicate criteria on the 

sustainability index, include “G” for “Green Business”, “L” for “Local” and 

“N” for “Native Plant”

Educational 

Campaign

Local Businesses 
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  QUAliTy of life
DESCRiPTion

Tracking 
number

Topic Tactic [Action] mechanism for 
implementation

Supporting entities 

Qual 
of Life 
001a

Promotion of 
Physical Activity

Develop a town-wide health challenge to encourage family wellness. 
For example, Southampton can start by encouraging residents to 
implement one healthier habit in their lives like eating locally grown 
food. Teams comprised of families, civic groups, businesses, town 
employees, students, teachers, church groups, etc can use a honor-
system scorecard to track progress.  Encourage local businesses to 
sponsor. See Township of Scotch Plains, NJ as an example. http://
www.scotchplainschallenge.com/

Program Human Services

Qual 
of Life 
001b

Promotion of 
Physical Activity

Provide outdoor fitness equipment and fitness trails in Town  parks, 
including passive parks (note:  grant funding  may be available for 
this.) 

Program Human Services

Qual 
of Life 
001c

Promotion of 
Physical Activity

Encourage walking and biking by expanding bicycle infrastructure, 
promoting bike routes, and providing safety education. 

Program Transportation Commission, 
Biking Citizen’s Advisory 
Committee

Qual 
of Life 
002a

Local Food Increase support for farmers market initiatives, such as the youth-
staffed farmers market at the Flanders Crohan Community Center by 
providing lands to host them.

Incentive, Subsidies, 
Public / Private 
Partnerships

Human Services

Qual 
of Life 
002b

Local Food Consider incentives and/or municipal support to encourage 
Community Supported Agriculture (CSA) efforts that provide a 
diverse array of affordable fresh produce to subscribers

Incentive, Subsidies, 
Public / Private 
Partnerships

Human Services

Qual 
of Life 
002c

Local Food Host a Green Lifestyle Fair, with speakers, presentations, 
discussions, film, informational literature, tours, etc. This can be 
in conjunction with, or in addition to, the  “Great Greening” and “A 
Greener Southampton” campaign efforts.

Incentive, Subsidies, 
Public / Private 
Partnerships

Human Services

Qual 
of Life 
002c

Local Food Support the creation of community gardens by identifying, and 
making available, Town-owned land where they may be located. 

Qual 
of Life 
002d

Agriculture Recognize adaptation as the key component for continuance 
of agriculture so that any considerations related to agricultural 
production should maintain flexibility for changing circumstances 
and practices

Education Agricultural Advisory 
Committee

Qual 
of Life 
002e

Agriculture Work with farmers, nonprofits, governmental agencies and 
educational institutions to help farmers strengthen the economic 
viability of their operations

Qual 
of Life 
003

Affordable 
Housing

Encourage and incentivize a variety of affordable housing (both 
rentals and for sale to include the rehabilitation of existing 
structures for housing stock), especially  in Hamlets where it is most 
scarce.  Assemble a working group of stakeholders to collaborate on 
an affordable housing plan.

Program Town of Southampton Housing 
Authority, LIBI, Southampton 
Business Alliance, Suffolk 
County

Qual 
of Life 
004

Affordable 
Housing

As discussed in the 1999 Comprehensive Plan, any affordable 
housing plan will consider the needs of a particular hamlet, 
the appropriateness of the site including all environmental 
considerations, the proposed development design to accommodate 
any increased density, and any potentially significant negative 
impacts to the school district or other special assessment district in 
which the proposed development is located.

Policy Town Board, Town of 
Southampton Housing 
Authority, land Management

Qual 
of Life 
005

Affordable 
Housing

Explore additional and alternative ways to finance affordable 
housing as recommended in the 1999 Comprehensive Plan Update.

Program Town of Southampton Housing 
Authority,
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Failing to provide adequate transit options will make it difficult to retain young workers who either cannot 
afford a car or prefer to live a car-free lifestyle.  More generally, inadequate transportation infrastructure 
costs commuters and businesses time and productivity. High transportation costs divert resources from our 
local businesses. The combined safety and environmental impacts of fragmented, auto-dependent, poorly-
engineered pedestrian environments increase accidents, increase indirect taxpayer costs, and generally degrade 
communities’ quality of life, particularly in aging communities.

CRITICAL ISSUE #4: Creating Affordable Housing
When Long Island’s Levittown  offered its first homes for sale in 1947, it was a place where young,
returning veterans – at least whites - could buy affordable homes to raise their families.  Today, the Island’s 
housing stock is aging, its population is aging, and its homes are far less affordable.  Research has shown that 
young people and low-to-moderate income workers face particularly heavy housing burdens.  There is also 
a growing preference for condo/townhouse development within walkable communities, even though little 
existing housing fits this description.  The region urgently needs more affordable, multi-family, and transit-
accessible housing stock if it hopes to meet shifting consumer demand.

New housing opportunities will not only keep our young, educated population from moving away, but will 
create immediate construction and long-term employment opportunities.  Jobs in food services, wholesale 
and retail trade, health and education services, and business and professional services support the ongoing 
consumer activity of households occupying new affordable housing units.11   The construction of 100 multi-
family affordable units creates 80 jobs through new construction (both directly and indirectly), 42 induced 
jobs supported by new spending of locally earned wages, and 30 jobs supported by the households who occupy 
these new homes.12   Affordable housing also attracts new employers and opportunities for job creation.13

11 New York State Association for Affordable Housing Fact Sheet.
12  New York State Association for Affordable Housing Fact Sheet.
13  In a national survey of more than 300 companies found, 55 percent reported that was not sufficient affordable housing near their workplaces
    (New York State Association for Affordable Housing Fact Sheet).
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Strengths:  Experienced affordable-housing developers and advocates

Long Island is home to established, high-capacity organizations, most notably the Long Island Housing
Partnership and the Community Development Corporation of Long Island, which have initiated valuable
programs that encourage the construction of affordable and multi-family housing.  Groups such as the Long
Island Progressive Coalition and the Long Island Index have educated the public about how their neighborhood 
and region benefit from affordable, rental, and transit-oriented housing development.

The multi-family housing that does exist is an asset to local residents, communities, and local governments.  A 
recent report commissioned by the Long Island Housing Partnership found that out of 300 housing complexes 
studied, almost two-thirds were tax positive. (http://huntingtonhousingcoalition.org/uploaddir/Report-on-
Multifamily-Housing.pdf )

Weaknesses:  High cost of living, paucity of housing options

Although Long Island added 79,000 residents during the last decade, our population grew older.14   U.S. 
Census data shows that the 20-34 year old population on Long Island decreased from 2000-2010, while the 
55 and over population increased.  As Long Island’s population ages, it becomes more important to attract and 
retain young workers.  Yet, many young people cannot afford the high cost of living in an area that also has 
some of the highest real estate tax rates and energy costs in the country.

But the problem of affordability is not confined to young workers.  Between 2000 and 2007, the number of
households spending more than 35 percent of their income on housing increased from 27 percent to 37 percent.15

The strain is especially pronounced for families earning less than 80 percent of median family income.
According to the Department of Housing and Urban Development Comprehensive Housing Affordability
Strategy, 40 percent of households in this group pay more than 50 percent of their incomes on housing. 

The paucity of rental housing drives up rents and exacerbates the affordability problem.  This is partly a legacy 
of Long Island’s earlier patterns of housing construction; single-family homes, mostly built before 1980, now
constitute 83 percent of the region’s housing stock.  But consumer demand has changed: a recent Long
Island Index Study found that one-third of Long Islanders want to live in a condo or townhouse 
and 40 percent say they would like to live in a walkable downtown community.   Nevertheless, some
communities and local governments still resist new affordable housing construction, for fear that it 
(or its residents) will negatively affect local “quality of life”. This resistance often reflects deep regional
histories of class and race segregation. In case of affordable housing construction, long-standing
inequalities and prejudices directly and starkly hamper economic development.

Given the region’s high energy costs, the energy-inefficiency of Long Island’s housing stock stretches household 
budgets still further, for both renters and owners.  Although there are public-sector incentives for retrofitting 
owner-occupied units, rental housing developers lack the support that they need to produce units that are both 
affordable and “green”. 

While the housing crisis and the recent recession have reduced median home values in many parts of the 
region, they have delivered little real affordability.  Those homeowners who bought before the crash are 
saddled with unaffordable (and seldom-modified) loans; 11 percent of Long Island’s homeowners are at

42

14  Long Island Association Annual Business Factbook, 2011. 
15 https://www.rpa.org/pdf/LI2035_Visioning_Initiative_Report.pdf.
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Opportunities:  Burgeoning support for affordable housing

The 2000s saw growing recognition of affordable housing’s importance among Long Island’s private, 
public non-profit, and civil society sectors.  More recently, there have been new efforts at coordination
in the field of affordable housing.  Three of the Island’s major non-profit housing developers – the
Community Development Corporation of Long Island (CDCLI), Long Island Housing Partnership 
(LIHP) the Kimmel Housing Development Foundation (KHDF) – have  partnered with the Long Island
Community Foundation and others in a task force that is studying affordable housing needs on Long
Island and working toward a coordinated housing strategy.

The development of regionally significant projects and the revitalization of Long Island downtowns
provide potential sites for housing that meets urgent regional needs.  Growing demand for downtown
living may help convince local governments and developers that denser, rental development will be
profitable and enhance the community’s quality of life.

Declining housing prices and vacant, bank-owned real estate may offer opportunities to make existing
single family homes more affordable and sustainable. Millions in federal neighborhood stabilization
program funds have been used by developers to purchase, rehab and then either rent or sell foreclosed
properties as a strategy to remove blight from low-income communities across the island. Many
communities have recently formed or are exploring community land trusts or other legal means of
maintaining affordability in perpetuity.

Threats and Consequences of Inaction: Without affordable housing, job creation is jeopardized

If the region does not focus on improving the affordability and desirability of its housing stock, it stands to lose 
the labor force and industries that it needs to recapture its dynamism.  Failure to produce affordable housing 
will deter new workers and businesses from moving to the region, while imposing added housing burdens and 
labor costs for those who remain.

Unless we address current and emergent regional housing needs, it may be difficult to sustain job creation.  If 
employment growth puts further pressure on the regional housing supply, a return to rising prices may strangle 
our recovery in its earliest stages.  We must therefore plan an affordable housing strategy that can be sustained 
in the long term.

least three months delinquent in their payments, and 
may face the threat of foreclosure. Without ready
access to affordable rental housing, these families may be forced 
to leave the area.

Communities with high concentrations of foreclosed properties 
(including Islip, Brentwood, Hempstead, and Uniondale) 
also suffer, as the foreclosure process often leaves homes 
vacant for extended periods.  Un- and underemployment 
prevent many from taking advantage of low prices, while 
those who do have stable incomes and down payments often 
find it difficult to secure financing in the present lending
environment.
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       Generate new freight opportunities  
  Long Island needs to improve the physical infrastructure of the transportation system for 
  freight-related transport between shipping and receiving points. Strategies to increase freight
  access and options include: 

      c Rail freight intermodal terminals to link the nation’s rail freight system and relieve truck
   congestion. 

      c Freight villages, a fusion of land use and transportation planning to cluster freight-
   dependent companies around a concentration of shared transportation infrastructure.
   Freight villages can generate an entirely new market for small- and mid-sized businesses
   to reduce transportation costs, relieve truck congestion on regional and local road
   ways, and improve air quality.

       Tap into the economic potential at Long Island’s Airports
	 	 	c Attract more commercial carriers to MacArthur Airport and develop the north side of the
   airport to provide better access to the Ronkonkoma Rail Road Station.

      c Build a sewage treatment plant to serve the Ronkonkoma Hub to expand Long Island
   MacArthur Airport and connect it to a transit-oriented development. 

      c Develop the underdeveloped west side of Long Island MacArthur Airport.

      c Tie Long Island’s airports to regionally significant projects to heighten economic
   potential.

      c Attract businesses to locate near Long Island’s airports to leverage economic activity and 
   attract fixed-based operators to locate on or near Long Island’s airports. 

      c Brand, market, and promote Long Island’s airports. 

  CREATE NEW HOUSING OPPORTUNITIES
   Create new, affordable housing for young people,

  empty-nesters, and low-income households 

Long Island needs to build new affordable, rental, and multi-family housing for youth, empty-nesters, and 
low-income households. Government needs to also work with members of the community to build consensus 
for affordable rental housing .  Affordable housing projects are economic engines in their own right, leveraging 
public and private dollars. These new housing opportunities should: 

      c Create multi-family rental housing opportunities at varying levels of affordability
   (below 120 percent, 80 percent, and 50 percent AMI).

      c Site and affirmatively market new housing to provide access to new living-wage jobs and 
   reduce racial segregation.
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      c Develop for-sale homes that are affordable to households with incomes near or below
   AMI.

      c Support affordability tools such as land trusts and limited-equity cooperatives, that
   preserve affordability in the long term. 

      c Provide a range of housing opportunities in downtowns and around train stations,
   including larger (e.g., 3-bedroom) units.

      c Commit to the siting and construction of multifamily rental buildings in scale with the
   surrounding community. 

      c Require energy conservation, specifically include solar where feasible, in all new
   affordable housing. 

      c Link clean energy, environmental and housing funding sources in order to provide for the 
   initial increase in design/construction costs needed to incorporate solar and other “green
   building” elements in multi-unit affordable buildings.

      Maintain and support existing housing programs 

  Beyond developing new housing, there are many other strategies currently used by Community 
  Development Corporation of Long Island, the Long Island Housing Partnership, the Kimmel
  Housing Foundation, and other non-profits and local municipalities. They address critical housing
  and related social equity needs, and we believe need to be continued. These include:

      c Providing opportunities for down payment assistance for first time buyers.

      c Pre-purchase homeownership education.

      c Grants and loans to homeowners needing health and safety repairs to their dwelling, as
   well as energy efficiency improvements.

      c Employer-assisted housing, which helps employers recruit and retain workers in a high-
   cost area and provides down payment and rehab assistance to homebuyers.

      c Siting and affirmatively marketing new housing to provide access to opportunities, such
   as quality education, and reduce racial segregation.
 
      c Foreclosure prevention services.

      c Handicapped accessibility.
   
      c Purchase, rehabilitation, and disposition of foreclosed houses that are blighting
   neighborhoods.

      c  The 72-H program, which transfers properties in tax default for the development of
   affordable housing.

      c Providing education and awareness about fair housing.
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Places to Grow  ::  2

An Analysis of the Potential for Transit-Accessible Housing 
and Jobs in Long Island’s Downtowns and Station Areas

Places to Grow

EXECUTIVE SUMMARY

Even in the midst of recession, Long Islanders continue to 
confront the question of what type of place the Island will 
become over the next generation. As a mature suburban 
region whose era of rapid population growth is well behind 
it, there is a persistent question of how much and what 
type of new development is both desirable and achievable. 
While the subject stirs intense debate, polls and planning 
processes indicate that there is consensus around a number 
of key themes. Residents want to maintain the essential 
suburban character of Long Island. They want to keep hous-
ing costs and taxes affordable. They want both younger 
families and a growing older population to be able to stay 
here. They want to protect as much of the Island’s remain-
ing open space as possible.

Increasingly, Long Islanders have been embracing the idea 
that these goals can best be met by focusing new housing, 
stores and offices in our existing downtowns, commercial 
strips or industrial areas rather than in largely residential 
neighborhoods or in undeveloped farmland or open space. 
However, this general consensus often breaks down over 
questions of which places are most appropriate for new 
development and how much these communities can absorb. 
When Long Islanders look around their existing downtowns, 
many wonder if there is really enough space to meet these 
needs and how growth would affect their own neighborhood 
and experience.

This analysis delves into the question of whether or not 
Long Island has sufficient redevelopment capacity in our 
downtowns. Using a combination of land use, demographic 
and infrastructure data, redevelopment potential was evalu-
ated for areas within a half mile of downtown centers and  
Long Island Rail Road stations. A key finding was the  
identification of over 8,300 acres of vacant land and parking 
lots that could be used for new housing, commercial devel-
opment and public spaces and facilities. This is equivalent 
to approximately 13 square miles or 1.1% of Long Island’s 

land mass. In sports terms, it is equal to 7,580 football fields. 
In comparison to New York City, it is roughly equivalent  
to Manhattan below 50th Street. When seen from these 
comparative perspectives, 8,300 acres represents a lot of 
possibilities.

Assuming a combination of different multi-family building 
types, the report sees the possibility to create tens of thou-
sands of new housing units and jobs across the region, all 
located in our downtowns. In fact, the need to build up our 
downtowns has reached the tipping point for Long Island.  
If we were to allow every single acre of unprotected open 
space to be developed for low-density single-family homes, 
we could build another 90,000 new homes. By contrast, 
that same number, 90,000 units, could be achieved by 
building a mixture of townhouses, garden apartments and 
apartment buildings on about half of the 8,300 acres of 
unbuilt land in downtown areas. 

There are limitations to this type of analysis; while potential 
available land can be seen, local conditions, needs and mar-
kets can only be determined through extensive site-by-site 
analysis. Therefore, as local factors are analyzed in greater 
detail, some of the report’s assumptions will need to be 
updated and modified. Local factors could limit the feasibility 
of developing in a place that is identified as having High 
Potential, or alternatively, there could be more opportunities 
than were revealed and a downtown’s potential may be 
greater than indicated in this report. 

The goal of this report is to further the conversation about 
how Long Island can grow by focusing on the underdevel-
oped asset of our downtowns. There are many reasons to 
focus on the downtowns, from the environmental to the 
economic to the social. For example, a comparison of two 
regions that pursued opposing development patterns—one 
focused on transit-oriented development and open space 
preservation (Portland, Oregon), the other focused largely 
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Comparison of Quality of Life Measures in Portland, Oregon and Atlanta, Georgia (mid-1980’s–’90s)

Measure Portland Atlanta

Population Growth 26% 32%

Job Growth 43% 37%

Income 72% 60%

Government Revenue 34% 56%

Property Tax -29% 22%

Vehicle Miles Traveled 2% 17%

Single Occupant Vehicle -13% 15%

Commute Time -9% 1%

Air Quality in Ozone Days -86% 5%

Energy Consumption in BTUs per Capita -8% 11%

Neighborhood Quality 19% -11%

on developing land and building roadways (Atlanta, 
Georgia)—saw very different outcomes. In a study by  
Arthur C. Nelson, “Effects of Urban Containment on 
Housing Prices and Landowner Behavior”1, he demonstrated 
greater job growth, lower property taxes, fewer cars, better 
environmental outcomes in Portland, which pursued the 
more contained development strategy. Above are a few of 
the comparisons.

Other studies have corroborated this point and shown that 
compact, mixed-use development is generally tax-positive, 
bringing in more tax revenues than the cost of new services. 
Both national and local studies have shown that typical 
multi-family and mixed-use developments produce more tax 
revenue and fewer school-age children than single-family 
housing developments (see details in footnote 4). 

Long Island has some serious choices to make in its immedi-
ate future. How do we want to plan for the future? Can we 
reinvigorate our economy? Will we create an environment 
that welcomes newcomers from different backgrounds as 
well as new employers? Will we find a way to keep young 
adults here and offer housing alternatives for young and old? 
Hard questions but they are being faced by cities, towns and 
villages across the country. There is a race and some com-
munities will succeed and some will fail. Long Island has the 
“bones” in its downtowns to be one of the success stories. 
In fact, newer communities often create downtowns from 
scratch and design a character to go along with it that is 
based on an invented idea of place or history. Many have 
succeeded in creating a lot with very little. Yet, Long 
Island’s downtowns were once the envy of other regions of 
the country. We have the character, the historical 

significance, the natural beauty of our surroundings and a 
strong sense of place. Today the question for us to ask is 
how can we continue to do so little with so much? The race 
is on and Long Island has yet to write its future.

RESEARCH METHODOLOGY

This study, conducted by Regional Plan Association (RPA), 
attempts to address this issue by examining the capacity for 
potential development in each of Long Island’s downtowns 
and near each of Long Island Rail Road’s stations. It builds 
on prior research, including analyses by Nassau and Suffolk 
Counties, the Long Island Regional Planning Council 
(LIRPC), the New York Metropolitan Transportation Council 
(NYMTC) and others. It expands on previous reports and 
products of the Long Island Index, including vacancy sur-
veys of downtown commercial areas, the land use and 
demographic information in the Index’s interactive maps, 
and a 2008 special analysis, “Long Island’s Downtowns— 
An Underutilized Regional Asset.” It also draws from land 
use analysis conducted by RPA for the Long Island 2035 
Visioning Initiative, a part of the LIRPC’s Comprehensive 
Regional Sustainability Plan. 

In addition to drawing on previous research, the study also 
developed and analyzed new data. An updated commercial 
vacancy survey by the Long Island Index was conducted for 
an expanded number of downtowns. Also, the amount of 
surface parking was calculated for downtowns and station 
areas as an overlay to the land use data available from the 
interactive maps. Three case studies—one on Long Island, 
one in New Jersey and one in Virginia—are included to 
demonstrate what might be possible in similar places in 
Nassau and Suffolk.

1.  Nelson, Arthur C., “Effects of Urban Containment on Housing Prices and Landowner Behavior,” Lincoln Institute of Land Policy, Land Lines, 
May 2000.
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Long Island’s capacity for sustained economic growth is a 
central issue that affects everything from property taxes to 
housing prices to open space. Even before the national 
recession took hold at the end of 2007, Long Island’s rates of 
job growth and housing production were slowing. Private 
sector jobs have shown almost no growth between 2000 and 
2009. Average wages decreased by 2.6% on Long Island over 
this period, compared to a 4.9% increase for the U.S. as a 
whole. Housing production, which has been well below the 
rate of other parts of the New York metropolitan area for 
more than a decade, declined to only 3,000 new building 
permits in both 2007 and 2008.

At the same time, concerns over rising taxes and housing 
costs, the outmigration of young adults, growing highway con-
gestion and dwindling open space were raising questions about 
Long Island’s future as a mature suburb. Two years of job 
losses and housing foreclosures may have temporarily muted 
questions of long-term trends, even though these are impor-
tant for both the strength and durability of the recovery.

Lurking underneath these problems are a shrinking supply of 
land for new development and a shortage of highway capac-
ity and transit connections. Less than 9% of Long Island’s 
land—about 70,000 acres—is undeveloped and without gov-
ernment restrictions that prevent it from being developed. 
Much of this land is in environmentally sensitive areas or 
has limited transportation access. Long Island’s highway 
network was largely completed decades ago, and much of it 
becomes bottlenecked in periods of heavy traffic. The Long 
Island Rail Road provides extensive east-west service, but is 
of little use in travelling between north and south or to 
many of the auto-oriented job centers that have developed 
over the last half century.

While these are not the only factors behind recent trends, 
they constrain what is possible and affect both the pace and 
character of change. Even before addressing the issues of 
where and how much new development should occur on 
Long Island, there is the more fundamental question of 
whether any new development is needed at all. With so 
much of Long Island already developed, with roads congested, 
water supply threatened and open space scarce, why don’t we 
just maintain and improve on what we have for the people 
who are already here? Why should we add any buildings, res-
idents or density in our downtowns? These are fair questions. 
However, there are several reasons why substantial new, 
transit-accessible development is both needed and desirable:

Long Island already has a persistent shortage of work-
force and rental housing. Without providing more 
housing that is affordable to younger families and  
low- and moderate-income workers, we will not be able 
to retain either the people or jobs that are already here. 

As reported in the 2010 Long Island Index, the housing 
cost burden is among the highest in the nation with 38% 
of Long Island households needing to pay more than 
35% of their income for housing, compared to 29% for 
the U.S. Only 17% of housing units are rentals, compared 
to 33% for the U.S., making it particularly difficult for 
young adults without the capital or credit for home own-
ership. The size of Long Island’s young adult population is 
shrinking faster than the nation as a whole or comparable 
areas in the New York region, making it difficult for 
employers to find workers in many sectors of the economy.

Even if the size of Long Island’s population and 
employment base stays the same, the region will still 
need new homes, offices and stores to replace obsolete 
structures and address the evolving housing and space 
needs of a changing population and economy. 

About half of Long Island’s housing stock was built before 
1960, and many office parks and shopping malls are 
becoming dated and obsolete. In addition, demographic 
and economic changes point to the need for a new 
model of suburban development for both Long Island 
and the nation as a whole. An older population, delayed 
marriage and smaller family sizes all point to the need 
for smaller, less expensive housing than what exists 
today. According to one national projection, there will 
be a 22 million surplus of single-family homes on large 
lots by 2025.2 Rising energy costs, roadway congestion 
and government actions to curtail global warming are 
likely to create more incentives for job and home loca-
tions that are energy-efficient and reduce auto use.

Growth is likely to occur even if communities on  
Long Island try to limit it. 

Forecasts vary, but natural population growth, longer life 
expectancy and continued immigration is expected to 
expand population in both the U.S. and the New York 
metropolitan area. This will create growth pressures in 
both urban and suburban areas throughout the nation 
and region. According to one source, Woods and Poole,3 
the U.S. population will grow by 95 million over the 

PART I:  
THE NEED FOR HOUSING AND JOBS ON LONG ISLAND

2. Lee, Evelyn, “Residential Real Estate Improving, but Still Troubled,” NJBiz, November 19, 2009.

3. 2010 Complete Economic and Demographic Data Source (CEDDS), Woods & Poole Economics, Inc., Washington, D.C. Copyright 2009.
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The Plan

To restore the promise of an affordable, high quality of life for all on Long Island and to position 
Long Island for the requirements of 21st century communities, the Long Island Sustainability 
Plan addresses the following:

Tax and governance reform: Reforming the ways in which schools and municipalities across the 
region conceive, plan, deliver and finance services to the communities of Long Island; finding 
ways to do more with less to reduce the overall costs of education, government and service 
delivery while improving quality and enhancing living and working opportunities.

Economic strength: Increasing the economic activity and competitiveness of Long Island by 
improving the overall business climate, while expanding regional collaboration on economic 
growth, job creation, and workforce development.

Quality of life: Protecting the things that make Long Island such a treasured place to live and 
exploring opportunities for future growth and development that enhance, rather than detract 
from,  the  island’s  quality  of  life.    Long  Island’s  quality,  if  not  identity,  is  founded  on  open  space,  
parks, beaches, farmland and clean drinking water, all of which require protection. Commitment 
to enhance these qualities includes opportunities to live near work and increase transit access, 
but  also  Long  Island’s  obligation  to  reduce  its  environmental  footprint  and  protect  against  
eventual changes associated with climate change.

Equitable communities: Expanding access to housing, jobs and high quality education for all, 
regardless of income, ethnicity or race, through increased inter-jurisdictional collaboration, 
diversity of housing choice, access to public transit, and linkages to job creation opportunities.

By developing strategic initiatives that address these areas of concern, the Sustainability Plan 
provides a call to action that LIRPC and partners can proactively advance.  Not only do these 
initiatives provide a blueprint for progress and change, they also serve as a business plan for 
regional activities to steer the communities of Long Island to a brighter, more prosperous, 
stronger and sustainable future.

Long Island 2035: Securing a Sustainable Future
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ECONOMY
To strengthen the economic climate of the region, strategies are focused on high impact initiatives that produce gains in the 
near to mid-term, and achieve a Long Island with higher paying jobs, a more affordable, business-friendly environment, an 
industry mix focused on bringing net new dollars into the economy, and the ability to better attract and retain young workers:

E-1 Build consensus for a regional economic strategy and implementing entity 
E-2 Level the economic playing field for business retention and attraction incentives 
E-3 Market Long  Island’s  assets  nationally  to  attract  new  businesses  and  workforce  
E-4 Create a new industry and competitive job base for innovation in home energy efficiency, distributed energy generation 
and renewable energy technologies
E-5 Enhance supportive resources for high-tech start-ups 
E-6 Establish mechanisms to train workers for 21st century jobs 
E-7 Stimulate development and preservation of mixed-income workforce housing options
E-8    Develop  a  “Buy  Long  Island  First”  strategy  for  promoting  Long  Island  products,  goods  and  services  and  establish  a  
framework for the networking of local producers and consumers
E-9  Build the healthcare, life sciences, green energy, brownfields remediation and homeland security industries as growing 
employment sources

18
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Develop a regional policy framework that maintains a variety of housing types and prices, while advancing development of rental 
and multi-unit housing as an essential ingredient for retaining a strong, diverse workforce and increasing our tax base.  

E-7  Stimulate development and preservation of mixed-income 
workforce housing options

CONTEXT Long  Island’s  communities  were  once  an  affordable,  attractive  alternative  for  families  seeking  a  
suburban lifestyle. Despite the current pause in price escalation, housing on Long Island has become significantly 
less attainable in comparison to times past and  current expectations.  From 2000 to 2007, the proportion of 
Long Islanders that spent more than 35% of their income on housing costs increased from one-quarter to more 
than a third of households.

Creating mixed-income development can mitigate the high-cost of living for some, and increase supply to 
everyone’s  benefit.    However,  though  the  State  mandate  is  to  set  aside  10%  of  new  multi-family construction for 
workforce housing, its inclusion is decided at the local level, and is not uniform across jurisdictions.  Moreover, 
there are long-established patterns of racial and income segregation on Long Island, due to past practices such as 
restrictive deed covenants and other historical patterns.

New construction is only part of the solution. Older neighborhoods near railroad stations are the primary setting 
for less costly housing on Long Island. Transit-supported development (TSD) and downtown enhancements can 
inadvertently cause displacement.  Strategies are needed to secure existing lower-cost housing as much as to 
create new mixed-income and workforce housing developments.

PROPOSED ACTIONS  
The LIRPC should take a leadership role in creating a regional framework for workforce housing policy. 

7.1 Near-term: LIRPC should convene a housing task force to build Island-wide consensus on a set of regional workforce housing goals and fair housing plan, and draft a 
resource guide for local governments.  The goals could be incorporated into the decision-making by Long Island governments with planning approval authority. Create a 
fair housing toolkit that would identify  best  practices  and  policy  options  that  fit  the  variety  of  Long  Island’s  communities,  and let localities decide what tools to employ. 

7.2 Mid-term: Create a housing trust fund to ensure the preservation and development of affordable housing.  Introduction of an aggressive funding mechanism for 
affordable housing can demonstrate Long  Island’s  commitment to fair housing and help forestall a challenge similar to the those now raised Westchester and previously 
in NJ.  Options for funding the housing trust fund include: payments in lieu of on-site affordable housing development, CDBG funding, impact fees, and mitigation fees 
including for commercial development.  Funds may also be raised through fees in exchange for density bonuses for developers in target downtown locations.  These 
funds could be utilized to: (1) develop affordable housing units; (2) address foreclosures through counseling, aiding access to existing programs and other technical 
assistance; (3) create a property trust fund to acquire land for development of affordable housing; (4) provide low-interest loans or grants to affordable housing 
developers; (5) provide mortgages that reward transit-supported locations; (6) make energy efficiency loans or grants to qualifying homeowners; and (7) leverage 
housing trust fund projects, grants, and loans provided through HUD, CDBG, and HOME programs as well as New York State DHCR/nyhomes financing.

7.3 Mid-term: Offer streamlined approvals processes in exchange for inclusion of affordable housing in new developments.  Localities could offer streamlined approvals 
(as proposed in Strategy TG-3) in conjunction with incentives and financing, for developers who agree to provide affordable housing units within new mixed-income 
developments.

ECONOMY

1 Source: Long Island Index, 2009

Source: LI Index 2009

Likelihood of Moving Out of Long Island

56
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Income-Constrained Households in 2005 

Table 2.4 presents totals for low-, moderate-, and middle-income households for 

Suffolk County in 2005.  Notice that the data are broken down into several regions.  

These are the Public Use Microdata Areas (PUMAs) and are based on areas of roughly 

equal population. Within each area, Census 2000 data are presented based on a 5 percent 

sampling rate. The PUMAs, while not ideal, allow the identification and projection of 

workforce housing characteristics at the sub-county level. 

In 2005, CUPR estimates that there were a total of 306,598 income-constrained 

households with income equal to or less than 120 percent of the median in Suffolk 

County.  This represents 61.2 percent of the total households in the county.  Of these 

income-constrained households, 104,029 (33.9 percent) are considered low-income, 

86,464 (28.2 percent) are considered moderate-income, and 116,105 (37.9 percent) are 

considered middle-income. 
 

Table 2.4 
Income Constrained Households by PUMA Region 

Suffolk County, 2005 Estimate 
 

PUMA Region Low Moderate Middle 
Total 

Income 
Constrained 

Total 
House- 
holds 

Percent of 
Region 
Income 

Constrained 
Babylon, Northwest 9,138 7,167 9,452 25,757 37,720 68.3% 
Babylon, Southeast 7,763 6,862 9,321 23,946 36,248 66.1% 
Brookhaven North (Port Jefferson area) 7,815 6,029 8,458 22,302 39,800 56.0% 
Brookhaven, Central (Medford area) 9,005 7,496 9,752 26,253 40,532 64.8% 
Brookhaven, East 8,985 8,027 10,513 27,525 39,798 69.2% 
Brookhaven, West (Centereach area) 6,180 6,781 9,251 22,212 35,336 62.9% 
East End 15,186 10,135 10,713 36,034 53,765 67.0% 
   East Hampton 2,043 1,454 1,703 5,200 8,716 59.7% 
   Riverhead 3,676 2,202 2,267 8,145 11,375 71.6% 
   Shelter Island 205 102 199 506 806 62.8% 
   Southampton 6,126 4,563 4,853 15,542 23,551 66.0% 
   Southold 3,136 1,814 1,691 6,641 9,317 71.3% 
Huntington 10,502 8,881 13,814 33,197 69,976 47.4% 
Islip, East 6,906 6,272 9,359 22,537 38,416 58.7% 
Islip, Northwest 8,560 6,783 7,929 23,272 31,289 74.4% 
Islip, Southwest 7,916 6,168 9,083 23,167 37,868 61.2% 
Smithtown 6,074 5,862 8,460 20,396 40,382 50.5% 
Total 104,030 86,463 116,105 306,598 501,130 61.2% 
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PROBLEM STATEMENT
As one of the East End’s central commuter rail stations, 
Speonk serves the working members of its community. 
With an atypical mix of uses - including residential, in-
dustrial and agricultural - as well as tracts of develop-
able land around the station, Southampton town needs 
to take a wise approach that balances these uses with any 
new mixed uses to create a new community around the 
station. 

BACKGROUND
While the town of Southampton has about 57,000 full-
year residents, the population nearly triples every sum-
mer with an influx of tourists and summer vacationers. 
Despite the Town’s popularity as a Hampton getaway, 
the hamlet of Speonk has remained remarkably true to 
its tight-knit, community roots.
 With a railroad station that serves as the east-
ern terminus of many LIRR train runs, Speonk is a 
popular commuting community. Its single-platform sta-
tion is surrounded by a variety of uses that illustrate the 
diversity of the hamlet. Directly adjacent to the station is 
one of the largest railroad freight yards on eastern Long 
Island, used for shipping by a nearby lumber yard. Next 
to that is an active wrecking yard, and just to the north is 
a 15-acre piece of forested land that the owner would like 
to see developed into a light industrial park. However, 
there is some controversy over this plan because the space 
is very close to single family homes as well as a working 
farm.
 Other development proposals being considered 
within 1/4 mile of the train station include a mixed-use 
development with affordable housing on the “Old Spe-
onk Hospital” site to the south and a 60-unit senior 
housing project on the site of a former feather factory to 
the north. These proposals follow on the heels of single 
family homes built directly southwest of the station, a re-
zoned Hamlet Commercial/Office area directly south of 
the station and multi-family condominiums just south-
east of the station. Further, Speonk has a number of pre-
served open space areas within walking distance of the 
station. 

RESOURCE TEAM RECOMMENDATIONS
With a number of redevelopment prospects around a 
popular rail station, the Town of Southampton has a 
great opportunity to bring about an evolution in the im-
age and function of Speonk. Striking a balance with ag-
ricultural, industrial and residential uses, Speonk could 
become a new east-end town center that retains its hard-
working, residential roots. 

Creating a mixed-use main street 
The Resource Team saw a great opportunity to develop 
a mixed-use, Main Street Corridor on N. Phillips Ave.  
This corridor would serve to connect the Hamlet green 18

KEY ISSUES

Determine best uses 
for developable land 
in the community 
while balancing open 
space preservation

Identify ways to increase 
industrial use while 
maintaining balance 
with residential uses

Create an identity that 
draws on the impor-
tance of the train sta-
tion and makes Speonk 
more of a destination

and Hamlet Office/Commercial area in the south to 
the residential area north of the rail station. They rec-
ommended that the Town follow through on its plans 
to convert the “Old Speonk Hospital” site into afford-
able housing and storefronts, but with greater density. 
This site, along with the nearby rail station café, would 
serve as a catalyst to transition N. Phillips Avenue into a 
mixed-use main street. The street and sidewalks should 
be made more pedestrian friendly to encourage walking 
and use. The Team also recommended that the 15-acre 
site of the former feather factory – currently proposed as 
senior housing - should be reconsidered for use as work-
force housing or a mixture of the two. Its location within 
¼ mile of the rail station would best serve commuters 
looking to live near rail.

Tying industry to downtown 
While industrial uses are typically replaced in transit -
centered development, the Town sees great opportunity 
in expanding these uses around the rail tracks and has a 
willing property owner to work with. Given this prefer-
ence, the Resource Team recommended using the own-
er’s 15 acres to create a light industrial park. Such a space 
would provide space for businesses like Tate’s Cookies - 
currently being relocated - while providing the Town with 
tax ratables. The industrial uses should be considerate of 
surrounding land uses. For example, “heavier industries” 
should be located closer to the tracks and should have an 
adequate forested buffer, while lighter industries can be 
placed closer to the residential areas. The team recom-
mended shifting the use of the current wrecking yard to a 
similar, but greener, recycling facility. Greenhouses could 
be built at the north end of the property to support the 
adjacent farm or even a small wind farm. These green-
er uses will help to ensure long term-prosperity as the 
economy shifts in this direction. To further buffer the 
existing residential area and serve as a transition between 
the two uses, live/work units could be built on the eastern 
edge of the property to provide housing and work space 
for local artisans, craftsmen and farm workers.

Making the most of a local farm
The Hamlet’s working farm, within ½ mile of the rail 
station, presents a number of unique opportunities. Ris-
ing gas costs are helping to fuel a local food movement 
that the Town could use the working farm to tap into. 
The Team recommended live/work homes in and around 
the industrial area to provide housing opportunities for 
farm workers, while expanding operations of the farm. 
The  nearby industrial area and the farm’s close proxim-
ity to the rail system could help to facilitate a local, agri-
business hub that exports local goods throughout the east 
end (One recommendation was for “Hamptons Chips” 
grown from potatoes on the farm). Areas like the Hamlet 
green or community gardens could be the site of a major, 
regional farmers’ market for vacationers and locals, and 
the farm could be used as an educational tool.

Southampton: Speonk
Supervisor Linda A. Kabot
Suffolk County      
 
Square Miles  5.94  
Population  2,675  
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THE VISION FOR AFFORDABLE HOUSING 
Southampton should pursue regulatory and financial incentives that promote 

affordable housing.  Although Southampton offers a high quality of life for its 
residents, it lacks housing opportunities that are affordable for many first-time 
buyers; young and seasonal workers; and many seniors and others who are hard-

pressed to maintain their homes. 

Vision Goals

1. Increase the amount of homeowner and rental affordable 
housing in the Town, not only for low-moderate income 
households, but also for working middle-income households 
that are priced out of the market. 
2. Provide and equitably disperse affordable housing in all 
parts of the town, focusing on hamlet centers where various 
uses and densities are to be encouraged. 

3. Create affordable housing that is in keeping with the 
historic, architectural and natural qualities of Southampton, 
and does not stigmatize affordable housing tenants. 
4. Leverage private sector financing resources to create 
affordable housing opportunities. 
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TECHNICAL FINDINGS AND COMMUNITY SUPPORT 
The Town of Southampton offers a high quality of life to both 

its year-round and seasonal occupants.  Unfortunately, the 

town’s desirability has had the effect of driving up the value of 

housing.  In 1990, Southampton’s median household income 

(which does not include seasonal residents) was 33 percent less 

than Suffolk County, but its median contract rent was only 18 

percent less, and its median housing value was 18 percent 

greater.1 

By interpolating 1990 Census data, it was determined that 

approximately 1,500 homeowners and another 1,000 renter 

households earned less than 50 percent of the area (in this case, 

Suffolk County) median income and spent more than 30 

percent of their gross income on shelter costs.  Another 500 

homeowners and 400 renter households earned between 50 to 

80 percent of median income and spent more than 30 percent.  

These 2,500 “moderate income households” (defined as earning 

less than 50 percent of area median income) and 900 “middle 

income households” (defined as earning 50 to 80 percent of 

median income) together represent 19 percent of all households 

in the town.2  Matters may be worse now: 1990 was part of a 

real estate recession.  The real estate market has tightened 

markedly in the past few years causing a sharp increase in 

housing costs. 

                                                        
1 Source: U.S. Census 
2 This figure does not include households in the incorporated villages 
within Southampton that may be similarly situated.  Nor does this count 
seasonal and migrant workers, who do not live in the town year-round. 
 

Beyond these gross numbers, there are four population groups 

particularly affected by the lack of affordable housing.  As 

revealed in meetings with community and real estate 

representatives: 

1. Young couples, with or without children, who are 

attempting to buy their first house in a town where the 

median value of a single-family home in 1990 was 

$196,000.3  Young adults often find it very difficult, if not 

impossible, to raise a family in the community in which they 

grew up.  Also, more seasonal workers are putting down 

roots in Southampton. 

2. Town residents as well as seasonal workers, who find 

renting adequate housing in the town prohibitively 

expensive or difficult to obtain.  The peak summer season 

for visitors coincides with the peak period for the demand 

for seasonal workers such as hotel and restaurant 

employees.  Also, more seasonal visitors are staying more 

months, thus reducing the availability of affordable year-

round rental units. 

3. Town residents who own their homes, but are confronted 

with substandard conditions in their units and do not have 

sufficient income to afford repairs.4 

                                                        
3 Source: U.S. Census 
4 Common measures of substandard units are households lacking either 
complete plumbing facilities (41 households in Southampton) or a central 
heating system (249 households).  Obviously, some units share both 
indicators.  After deducting these, there are at most 2900 housing units 
with one or both deficiencies. (Source: U.S. Census, 1990) 
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4. As a subset of the prior group, seniors who own their 
homes but are confronted with an affordable housing 
problem in the sense that their home is too large for them, 
and that the cost of maintenance, taxes and insurance may 
demand much of their social security and pension income. 

There are two related reasons why housing affordability will 
remain an issue: (1) the Town is likely to remain attractive to the 
wealthy seasonal and year-round occupants who will continue 
to bid up values; and (2) preservation of the Town’s rural 
character will make even more of the area appealing to affluent 
home buyers and renters. 

Residents recognize the affordable housing need all too well.  
Six out of ten respondents to a Telephone Survey for the 
Southampton Plan favor an increase in affordable housing: 
“Affordable housing is the only development that receives a 
clear mandate from the public for increased activity.  Full-time 
residents and long-time residents are particularly strong in their 
support.”5 

While ownership housing is preferred to promote 
neighborhood stability, not everyone wants the responsibility 
that comes with home ownership.  Both homeowner and rental 
housing needs should be addressed. 

                                                        
5 Southampton College, Institute for Regional Research, “Attitudes of the 
Southampton Town Population Towards Various Issues to be Addressed 
by Southampton Tomorrow - Comprehensive Plan Update” for the Town of 
Southampton, December, 1995. 
 

Existing Regulations and 
Programs 
Southampton’s commitment to providing affordable housing 
dates back to the 1970s, putting the Town in the vanguard in an 
area of social concern that did not emerge nationally until the 
economic boom years of the 1980s.  Two subsequent reports 
expanded the Town’s policy on affordable housing: the 1985 
“Master Plan Update” (Report #2), and the 1989 “Affordable 
Housing Program Proposed Improvements” report.  Nearly all 
of the recommendations of these reports have been 
incorporated into the Town Zoning Ordinance and work of the 
Town Department of Housing and Community Development. 

The Town Zoning Ordinance has four zones in which 
affordable housing was mandated in exchange for the ability to 
develop housing at higher densities than otherwise permitted: 

1. Senior Citizen Zone (SC44) permits 8 units per acre, and 
12 units per building.  At least 25 percent of the units 
must be set aside for families below the moderate-
income level.  (Refer to Article III of the Town Zoning 
Code.) 

2. Multi-Family Planned Residential District (MFPRD) is a 
floating zone that permits 6 units per acre for multi-
family dwellings (and 8 units per building), and 1 unit 
per 15,000 square feet for single-family dwellings.  The 
development must be within ½-mile of the boundary of 
an existing village business district or shopping center 
business district.  At least 25 percent of the units must 
be set aside for families below the moderate-income 
level.  (Refer to Article IV of the Town Zoning Code.) 

3. Affordable Housing Overlay District (AHOD) is a floating 
zone that permits 1 unit per 20,000-sq. ft. (i.e., 2 units 
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per acre).  At least 25 percent of the units must be set 
aside for families below the moderate-income level.  
(Refer to Article VA of the Town Zoning Code.) 

4. Density Incentive: this floating density bonus may be 
used in the following residential districts: R-80, R-60, R-
40, R-20, CR-80, CR-60, and CR-40.  The number of 
units may be increased by 50 percent, but at least 50 
percent of the additional units must be set aside for 
persons below the moderate-income level, yielding, at 
maximum densities, a 25 percent set aside. (Refer to 
§330-9 of the Zoning Code) 

As evidenced by the 1970 Master Plan, the master plan updates, 
and the current zoning ordinance, the Town has attempted to 
make it easier for developers to build affordable housing.  Yet 
to date, only a handful of affordable housing units have been 
developed.6 

In addition to zoning directly intended to promote affordable 
housing, the Town’s Accessory Apartment regulations (Article 
IIA) deal with units that are not affordable by mandate, but 
tend to be so because of their size and circumstances.  
Southampton’s Accessory Apartment ordinance was approved 
in 1992 after a reassessment of housing stock uncovered a large 
supply of illegal units.  The Town passed its Accessory 
Apartment ordinance in large measure to better regulate the 
conversion of these apartments.  Since the ordinance was 
enacted, only a limited number of accessory applications have 
                                                        
6 Source: Surveys prepared by the Southampton Deputy Supervisor and 
Director of Housing, June and July 1995.  These surveys identified nine 
affordable housing developments, most of which have not been built, and 
from which any eight units of affordable housing were “based solely on 
Town Board and Town Planning Board approvals pertaining to zoning, 
subdivision, and site plan applications. (emphasis added) 
 

been submitted, of which approximately half have been 
approved. 

Besides regulating private development, the Town has directly 
intervened to promote affordable housing, as follows: 

1. The Section 8 rental voucher and certificate program 
administered by the Department of Community 
Development.  As of the fall of 1994, almost 300 
vouchers and certificates were distributed to low-
income town residents, allowing them to keep costs at 
less than 30 percent of their income for rent and 
utilities.  Federal funds for the Section 8 program are, 
however, uncertain. 

2. The Town’s moderate rehabilitation program, whereby 
the Town subsidizes the repairs needed to bring 
apartments with maintenance problems up to Building 
Code in exchange for the landlord renting the apartment 
at affordable rates for a period of 10 to 15 years.  In the 
Fall of 1995 the Town had 43 landlords enrolled in this 
program. 

3. Community Development Block Grants (CDBG) 
whereby the Town provides low-interest loans for home 
improvements to permanent residents earning less than 
68 percent of the Nassau-Suffolk median income (the 
cutoff mark is established by the US Department of 
Housing and Urban Development).  The home 
improvement program has assisted between 15 and 20 
homes per year, lending between $70,000 and $100,000 
per year. 

Combining the number of households assisted through Section 
8, the Pines project, and the Town’s several senior citizen 
developments produces a total of 550 household units that are 
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currently receiving some form of subsidized housing.  The 
Town is close to meeting its 1970 Master Plan goal of providing 
affordable housing units equal to 5 percent of year-round units, 
and should consider increasing its goal of low- and moderate-
income housing to 10 percent of year-round units. 

Combining the number of Southampton households assisted 
annually by the home improvement loan program and real 
estate tax abatement program produces a total of 930 units, or 
27 percent of the 3,400 moderate and middle income 
households spending more than 30 percent of their income on 
shelter costs. (Note: by definition, the 550 households/units 
receiving subsidies do not pay more than 30 percent of their 
incomes for shelter costs, and therefore are not included in the 

3,400 count.)  The Town should consider as a goal increasing 
the number of households so assisted to 1,100 units, or 33 
percent of the households burdened by shelter costs. 

It should be emphasized that the affordability problem varies in 
each hamlet.  In some hamlets, such as Hampton Bays and 
Riverside/Flanders, many houses can be bought or rented at a 
reasonable price, and concerns shift to questions of housing 
quality and maintenance.  Furthermore, some areas have a 
higher tax base, and are more able to absorb the albeit 
incremental addition of school children associated with some 
forms of affordable housing.  The Town should therefore be 
sensitive to local concerns as it pursues its affordable housing 
policies. 
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for affordable housing at no or below-market cost, and a non-
profit builder has secured a $25,000 per unit subsidy from the 
NYS Affordable Housing Office.  The Town should continue 
to promote such projects, coupling land donations with limited 
State and federal subsidies, particularly targeting residents 
earning under 50 percent of the Nassau-Suffolk median income.  
The Town should specifically explore the following two 
initiatives to make more land and capital available for affordable 
housing.7 

1. Donations of publicly and privately owned land for 
affordable housing development (under §72-H of the 
NYS General Municipal Law).  As precedent, the Town 
recently donated property to Habitat for Humanity in 
both Flanders and Bridgehampton.  Potential sites 
include County and Town land acquired under “in rem” 
(real estate tax delinquency) proceedings, as well as the 
developable portions of parcels otherwise acquired for 
open space or natural resource preservation.  A key 
advantage of this strategy is that it provides the Town 
with some opportunity to spread out affordable housing 
development throughout Southampton. 

2. Joining with other South Fork communities to explore 
additional and alternative ways to finance affordable 
housing.  There is the general expectation that State 
(and federal) subsidies for housing will become even 
more limited in the coming decade than in the past.  

                                                        
7 It should be noted that in its overseeing of such projects, the Town 
should be careful to calibrate household size and unit size; median income 
by household size; and unit price by unit size.  Finally, the Town should 
seek weighted lotteries and other methods of promoting sales of affordable 
units to people who already live and/or work in the town. 
 

One alternative to consider is a consortium of banks 
and lenders, to provide funding for affordable housing 
builders and/or low-interest loans for qualifying 
residents.  These loans could include: reduced down-
payment financing, financing for mutual housing, and 
revolving loan pools all aimed at addressing the problem 
that starter families and others have in raising equity.   

; Action Items 

n Continue to couple land donations 
with limited State and federal 
subsidies to achieve affordable 
housing for residents earning below 
50 percent of the Nassau-Suffolk 
median income. 

o Join with other South Fork 
communities to explore additional 
ways to finance affordable housing 
such as a consortium of banks and 
lenders to provide funding for 
affordable housing builders and/or 
low-interest loans for qualifying 
residents. 

1.3 Zoning Revisions 
Other minor changes that should be made in the Town zoning 
ordinance in order to make the code more coherent and 
productive in regard to affordable housing are as follows: 

1. The definition of moderate- and low-income families 
(§330-5) should simply be 80 percent and 50 percent, 
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respectively, of the regional median family income as 
determined by HUD. 

2. The Town code should require deed restrictions 
providing for resale of houses to families within the 
prescribed income ranges, with review by the Town at 
the time of closing, instead of (as now set forth in 
§216.5) requiring the Director of Community 
Development to annually reexamine the income of 
occupants of both owner-occupied as well as rental 
affordable housing. 

3. The definition of a “Unit for a Moderate-Income 
Family” (in §330-5) should be brought in line with most 
State and federal programs by requiring that a gross rent 
(i.e., including utilities) not surpass 30 percent of the 
gross annual income of the occupying family, and that a 
sale price not exceed 250 percent of an applicant’s 
annual income. 

4. The ordinance should make clear that the price of lots 
(defined in subsection C of Unit for Moderate-Income 
Family, §330-5) has already been included in the sale 
price of a new home, adhering to the affordability 
standard suggested above. 

5. The Town should explore changing the ordinance to 
allow a smaller square footage for a home.  The current 
minimum is 800 square feet; a 600 square foot 
minimum may be preferable. 

6. The ordinance should have a coherent policy with 
regard to siting of all multi-family housing, requiring 
that all affordable senior citizen and/or multi-family 
developments involving multi-family housing 
prototypes (townhouses, apartment buildings, etc.) or 

involving senior citizen or affordable housing units 
must be within one-half mile of hamlet centers (i.e., 
Village Business Districts).  Waivers can be provided to 
very small (e.g., 10-unit) developments, as well as to 
developments that provide free shuttle services to 
hamlet centers, or that are within a short walking 
distance (such as ¼ mile) of a major corridor with 
public transit serving a hamlet center, or that are a safe 
½ to ¾ of a mile walking distance on sidewalks or paths 
to a hamlet center. 

7. The Town should strive to identify opportunities to 
utilize Transfer of Development Rights (TDR) and Pine 
Barrens Credits (PBC) as a means to both preserve open 
space and create affordable housing opportunities. 

; Action Items  

n Revise §330-5 to define moderate- 

and low-income families as 80 

percent and 50 percent respectively 

of the regional median family income 

as determined by HUD. 

o Revise §216 to require deed 

restrictions providing for resale of 

houses to families within the 

prescribed income ranges. 

p Revise the definition of a “Unit for a 

Moderate Income Family” to require 

that gross rent not surpass 30 

percent of the gross annual income 

and sale price not exceed 250 

percent of an applicant’s annual 

income. 
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q Revise §330-5 to clarify that the 
price of lots is included in the sale 
price of a new home. 

r Explore reducing the minimum size 
home from 800 square feet to 600 
square feet. 

s Revise §330-25 to present a 
coherent policy for the location of 
all affordable senior citizen and/or 
multi-family developments. 

t Utilize TDR and PBCs to create 
Affordable Housing opportunities. 

2. Rental Apartments 
Southampton’s Section 8 rental voucher and certificate 
program, and the Town’s moderate rehabilitation program, 
directed toward landlords, act to provide quality affordable 
rental units for low-income families and individuals, and should 
be continued, to the extent that federal funds remain 
forthcoming. 

In addition, the Town should seek to add to the inventory of 
rental units.  A strategy emphasizing apartment buildings is 
eschewed for one favoring accessory apartments in order to 
preserve the rural image of the community.  Additionally, the 
lack of public sewer systems coupled with the need to protect 
the integrity of the groundwater, will not support substantial 
construction of multi-family apartment buildings. 

In the few years since Southampton’s Accessory Apartment 
ordinance was approved in 1992, only 40 or so accessory 
applications have been submitted, of which approximately half 
had been approved. Meanwhile, there is the potential threat to 

neighborhood character from undetected illegal conversions, 
especially where there is an absentee landlord, in further 
contradiction of the current zoning’s home owner requirements 
(as per §330-11.2).  The Town should therefore consider the 
following actions. 

1. Tax reassessments could be phased in over a five-year 
period, and altogether waived for rentals to low- and 
moderate-income residents. 

2. A waiver could be provided to the dimensional 
requirements for houses located in pre-designated areas, 
such as potential historic districts, near hamlet centers, 
or along major corridors (-e.g., parts of Montauk 
Highway) where a mix of uses is to be promoted in lieu 
of commercial strip development. 

3. Building inspectors could rigorously attack non-
compliance (illegal conversions), on a neighborhood-by-
neighborhood basis, and perhaps include IRS 
notification of the additional income source represented 
by the illegal apartments.  The accessory unit rules and 
enforcement practices could also be more widely 
advertised. 

4. Accessory units could be allowed in accessory structures 
on a lot, such as a garage, pool house or guest house.  A 
maximum square footage should be set, and covenants 
should be imposed to prevent the conversion of 
accessory unit(s) in accessory structure(s) to principal 
structures.  In order to help preserve neighborhood 
character, there should be a limit of one accessory unit 
per lot except in the Agricultural Overlay Districts, to 
better enable farmers to provide housing for migrant 
workers and/or family members.  The Town should tie 
accessory units in accessory structures to the purchase 
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of Pine Barrens and agriculture land transfer of 
Development Rights (TDR) credits; and there should be 
a minimum of one and a half times the required lot area. 

5. Accessory apartments could be allowed in connection 
with commercial development (as already allowed under 
§330-158).  Specifically, the one unit per store restriction 
should be deleted, particularly as it works against 
concentrating more development in hamlet centers, as 
recommended elsewhere in this Comprehensive Plan.  
Provision of more than one unit per store could also be 
tied to TDR credit purchases, +/or “sterilization” of 
lots elsewhere, in order to address the County 
Department Health’s concerns regarding water 
degradation. 

In sum, the Town could induce greater compliance with the 
ordinance by at once making the process less difficult, and its 
avoidance more risky and costly.8 

; Action Items  
n Tax assessments should be phased 

in over a five-year period and waived 
for rentals to low- and moderate-
income residents. 

                                                        
8 The Town should also review the accessory unit ordinance every five 
years, concurrent with Town Board review of the comprehensive plan.  If 
an issue arises as to neighborhood character, the Town should consider 
making accessory units in residential zones contingent on (1) purchase of 
transfer of development rights (TDR) - e.g., in connection with Pine 
Barrens preservation, and/or (2) a requirement that the parcel in question 
have 1.5 times the minimal lot size required by the underlying zoning. 
 

o Provide dimensional requirement 
waivers for rental apartments in 
designated areas where a mix of 
uses is promoted. 

p Enforce compliance of illegal 
accessory units in the Town. 

q Allow accessory units in accessory 
structures in the Agricultural 
Overlay District and elsewhere in 
connection with TDR-Generated land 
preservation. 

r Allow accessory apartments in 
connection with commercial 
developments. 

3. Housing Rehabilitation and 
Improvements 

While many people must leave Southampton to find affordable 
housing, others stay by choice or necessity, living in substandard 
units.  To address the problem of homeowners who live in 
physically deteriorated units but do not have the financial 
resources to make the necessary repairs, the Town could seek 
means to bolster programs for moderate rehabilitation program 
and home ownership units.  As noted, the Town now uses 
federal CDBG grants to provide low-interest loans for home 
improvements to qualifying residents.  Three strategies have 
been defined for strengthening this program, as follows: 

1. Since federal funds may become more scarce, the Town 
should enter into a dialogue with local financial 
institutions, local not-for-profit housing developers, 
other South Fork communities, and others, to discuss 
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alternative funding sources; the appropriate mechanism 

might be a revolving loan fund or loan pool. 

2. Small, low-interest home-improvement loans are also 

preferred over more substantial new construction 

grants, because a far greater number of low-income 

households can thus be assisted out of the same budget. 

3. The program should be targeted on a neighborhood-by-

neighborhood basis, in concert with other capital 

investments and code enforcement, so as to have the 

maximum impact possible. 

; Action Item 
n Develop alternate funding sources 

for the Town’s moderate 
rehabilitation program, such as a 
revolving loan fund or loan pool. 

4. Senior Citizen Housing  
Southampton‘s percentage of elderly is higher than that in 

Suffolk County.  Its 75 to 84 year cohort is 7 percent of the 

population, versus 3 percent for Suffolk County; Southampton’s 

65 and older cohort is 11 percent of the population, versus 6 

percent for Suffolk County.  Both senior age cohorts are far 

larger in Southampton than in the nation.  The hamlets and 

villages with the greatest proportion of elderly residents (65+) 

were Riverside (with 40 percent), and North Haven, Noyack, 

Southampton Village, Westhampton Beach, East Quogue and 

Hampton Bays (all with over 20 percent). 

To some extent, many of the programs and actions described 

earlier will help to create new units for seniors.  The 

recommendations to encourage a wider variety of accessory 

apartments will create more rental housing from which to 

choose.  The liberalizing of the SC44 zoning (with regard to the 

proportion of affordable housing units, size of units, and 

location §330-14, §330-15, and §330-13) will create more senior 

citizen developments.  In particular the liberalization of unit size 

and location requirements is essential to ensuring marketability 

of developments and availability of sites. 

Many of the programs and actions described earlier will help 

provide seniors, who are often living on fixed incomes, with 

greater financial resources to continue to live in their current 

homes.  The low-interest home improvement loans can provide 

seniors with ready cash to make repairs to their homes.  

Accessory units can provide seniors with additional sources of 

income, which can be quite substantial in summer.  And the 

Town offers real estate tax abatements for seniors now earning 

under $25,000. 

On the other side of the ledger, there should be assurance that 

housing designated for seniors remain as such.  Restrictive 

covenants and other legal safeguards should be a condition of 

Town approval of senior housing developments. 

5. Capacity and Confidence 
Building 

The strategies above emphasize private sector initiatives 

promoted through zoning and financial incentives.  These 

incentives should be made better known.  A brochure 

describing rules, regulations, and incentive for affordable 

housing may be in order. 

Town government should consider the following items 

priorities: setting aside scattered sites for affordable housing; 
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TECHNICAL FINDINGS AND COMMUNITY SUPPORT 
The community facilities discussed below—Town facilities, 

police, fire protection, libraries, schools, health and human 

services—are marked by many differences in mission, 

operation, and service area/taxing jurisdiction.  However, they 

all possess the significant similarity of being more or less 

decentralized to best serve a town in which local identity is quite 

important.  Because these facilities are so decentralized, 

collaboration assumes a prominent role in permitting these 

facilities to function as efficiently as possible. 

Nearly all of the recommendations presented in this chapter 

relate to these two themes—decentralization and collaboration. 

Town Facilities 
Southampton began a reorganization of the Town facilities in 

1994, with both short-range and long-range strategic elements.  

The Town Hall was converted from what had been a public 

school, and the Town is now refurbishing the structure to 

address disability access issues, and to maximize use of the 

building.  The Town is also planning to move both the animal 

control center, now located in East Quogue, and the Parks 

Department to the satellite Jackson Avenue Town 

Complex/Red Creek Park in Hampton Bays.  Other Town 

facilities include the North Sea Landfill, maintenance garages 

for Town vehicles, and several community and senior citizen 

nutrition centers. 

Police 
The Police Department is already located at the Jackson Avenue 

Town Complex.  The Department now has 87 police officers 

and a Chief of Police.  To handle the seasonal spike in crimes 

and traffic accidents, the police force hires 30-40 part-time 

workers during the summer; most of these perform office work, 

and the remainder engage in traffic control.  The Department 

has requested a small addition to the current structure.  The 

Police Department also has a new police substation at the 

Bridgehampton Commons, which serves as a relief point and 

establishes a police presence in the East End. 

Fire Protection 
The Town of Southampton has 10 fire companies; this number, 

relatively high for a town of its population, can be explained by 

the town’s many hamlets and villages as well as its considerable 

geographic area (refer to Maps 15W and 15E).  The fire 

departments provide a high level of service, as attested to by 

their spectacular success in quelling the Pine Barrens forest fires 

of the summer of 1995, as well as other objective measures. 

Based on interviews with their representatives, the fire 

departments are generally satisfied that their stations have a 

fairly central location from which to respond to fires.  If any 

firehouses should be supplemented or moved, one factor to 

consider is distance (hence response time) from the firehouse to 

the areas to be protected.  The Insurance Services Organization 

(ISO), which rates the districts and sets premiums accordingly, 

recommends that pumpers be no further than 2½ miles from
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